
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

22 FEBRUARY 2023 



 
 

 Page 3 

MEETING NOTICE 
 

Campbelltown City Council Local Planning Panel   
 

The meeting of the Campbelltown City Council Local Planning Panel will be via Teams on 
Wednesday, 22 February 2023 at 3.00pm. 

 
MEETING AGENDA 

 

1.  ACKNOWLEDGEMENT OF COUNTRY 

I would like to acknowledge the Traditional Custodians, the Dharawal people, whose Lands we 
are now meeting on. I would like to pay my respects to the Dharawal Elders, past and present 
and all other Aboriginal people who are here today. 

2.  APOLOGIES 

3.  DECLARATIONS OF INTEREST  

4. REPORTS 6 

4.1 Development Application for restoration of heritage-listed former CBC Bank, 
demolition of commercial building and construction of eight storey commercial 
building with basement parking 6 

5.  CONFIDENTIAL ITEMS 257 

5.1 Planning Proposal - Varroville 257 
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General Information 
 
The role of the Local Planning Panel is to determine development applications and provide 
advice on planning proposals. 
 
When the panel is considering a report relating to a development application, the panel will 
receive and consider verbal submissions from the applicant and from any person that made a 
written submission in regard to that development application (during the notification or 
exhibition period).  
 
As required by the Minister’s Local Planning Panels Direction, when considering a planning 
proposal, the role of the panel is to provide advice to Council. The panel is the first step in the 
evaluation process before Council and the State Government (through the Gateway process) to 
decide whether to support a formal public exhibition or consultation period on the proposal. It is 
possible that the proposal will be modified before or as part of the consideration by Council 
and/or through the Gateway process. The panel will consider verbal submissions made in 
relation to the matter from the applicant, if there is one, and from any other person. The panel 
will not consider written submissions tabled at the meeting, however they will be accepted and 
passed on to Council officers for consideration in their report to Council.  
 
Any person who makes a verbal submission to the panel must identify themselves and must also 
accept that their presentation will include their images and sounds and will be webcast and 
stored on Council’s website for future viewing. Any person who makes a verbal submission to 
the panel must also declare before their submission any political contributions or donations 
they have made over the last four years exceeding $1,000 to any political party or candidate who 
contested the last Ordinary Election of Council.  
 
If you would like to make a verbal submission to the panel, it is necessary to submit the “request 
to address – community access to meetings” form available on Council’s website by midday the 
day prior to the meeting. The panel chair will invite the registered speakers to the table at the 
appropriate time in the agenda.  Verbal submissions to the panel will be limited to 5 minutes 
each. The chairperson has the discretion to extend the period if considered appropriate. Panel 
members will have the opportunity to ask your questions at the end of your submission. 
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Recommendations of the Panel 
 
The reports are presented to the Local Planning Panel for its consideration and 
recommendation. 
 
After the panel has considered submissions made by interested parties, the panel will make 
recommendations to the Council. The Panel’s recommendations become public the day 
following the Local Planning Panel meeting. 
 
Information 
 
Should you require information about the panel or any item listed on the agenda, please contact 
Council’s City Development Division on 4645 4575 between 8.30 am and 4.30pm. 
 
The following report is referred to the Local Planning Panel for its consideration and 
recommendation. 
 
 
 
Lindy Deitz 
General Manager  
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4. REPORTS 

4.1 Development Application for restoration of heritage-listed former CBC 
Bank, demolition of commercial building and construction of eight 
storey commercial building with basement parking 

Community Strategic Plan   
 
Objective Strategy 

1 Community and Belonging 1.3.1 Acknowledge and protect our local 
cultural heritage  

 
Delivery Program   
 
Principal Activity 

2.3.1.1 Protect the City’s heritage through sound planning decisions  
 
 

  
 

 
Referral Criteria 
 
In accordance with section 4.8 of Environmental Planning and Assessment Act, 1979 (EP&A Act) 
and the Minister’s for Planning and Public Spaces Local Planning Panels Direction, this 
application is to be determined by the Campbelltown Local Planning Panel (the Panel) as it 
involves the demolition of buildings on land that is listed on the State Heritage Register. 
 
Executive Summary 
 
 The land on which this development application relates to, is known as the former CBC 

Bank land. 
 
 The CBC Bank is a listed item of heritage on the State Heritage Register. 
 
 The proposal comprises two main components, being the restoration of the former CBC 

Bank building to its original condition (reason for the lands heritage listing), the 
demolition of more recent buildings that exist on the rear of the land, and the 
construction of an eight storey commercial building at the rear of the land. 

 
 Under Section 57 of the Heritage Act, when a listing on the State Heritage Register applies 

to a building, place or land, a person must not carry out any development in relation to the 
land on which the building, work or relic is situated, the land that comprises the place, or 
land within the precinct except in pursuance of an approval granted by the Heritage 
Council of New South Wales. 

 
 The development is deemed to be Integrated Development, as it requires approval of the 

Heritage Council of New South Wales. 
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 The application has been submitted to the Heritage Council of NSW, and it has granted its 
General Terms of Approval to the development application. 

 
 As the proposed development is on land that is listed as an item of heritage, the 

Campbelltown Local Planning Panel (the Panel) is the determination authority. 
 
 The new building proposed to be built at the rear of the land, exceeds the lands maximum 

building height by 8 per cent. A Clause 4.6 objection has been submitted in support of this 
non-compliance. Given that the magnitude of the proposed variation is less than 10 per 
cent, this is not a reason why the application has been referred to the Panel and the 
variation could have (but for the heritage matter) been determined under delegation at 
Council officer level. 

 
 The proposed development application does not comply with the numerical car parking 

requirements of the Campbelltown (Sustainable City) Development Control Plan 2015 
(SCDCP). An alternative car parking rate has been used to calculate car parking demand, 
and a letter of offer has been submitted by the applicant to enter into a Voluntary 
Planning Agreement with Council. 

 
 Apart from the proposed variations to maximum building height and car parking, the 

proposed development is fully compliant with the provisions of the State Environmental 
Planning Policy (Resilience and Hazards) 2021 (Resilience and Hazards SEPP), 
Campbelltown Local Environmental Plan, 2015 (CLEP 2015) and the SCDCP.  

 
 The application was publicly exhibited and notified to nearby and adjoining residents for a 

period of 31 days. Two submissions were received, which are addressed later in this 
report. The submissions raise important matters however do not prevent the approval of 
the application. 

 
 Based on an assessment of the application against section 4.15 of the Environmental 

Planning and Assessment Act 1979 (EP&A Act), the application has been found to be 
satisfactory and is recommended for approval. 

 
 

 
Officer's Recommendation 

That Development Application 3263/2021/DA-C for the Restoration of the existing heritage-
listed former CBC Bank building, demolition of the existing commercial building at the rear of 
the land, and construction of an eight storey commercial building with basement car parking at 
Lots 1 and 2 SP 41598, 263 Queen Street, Campbelltown be approved subject to the conditions in 
attachment 1. 
 

Purpose 

To assist the Panel in its determination of the subject application in accordance with the 
provisions of the EP&A Act. 

 
Property Description Lots 1 and 2 SP 41598, 263 Queen Street, Campbelltown 

Application No 3263/2021/DA-C 
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Applicant Urbis 

Owner Auchenflower Investments Pty Ltd 

Provisions Heritage Act 1977 

 State Environmental Planning Policy (Resilience and Hazards) 2021 

 Campbelltown Local Environmental Plan 2015 

 Campbelltown (Sustainable City) Development Control Plan 2015 

Date Received 1 November 2021 
 

History 

A new premises for the Commercial Banking Company of Sydney was tendered for in 1879 and 
constructed on the subject land in 1880. Coinciding with the construction of the bank, the CBC 
transferred part of their land to the Government for a post and telegraph office. This former 
post office building now adjoins the subject building to the northeast of the land. 
 

 
The CBC Bank building in 1881 

 
 
In 1958 a single-storey addition was built and the interior of the building was extensively 
remodelled to provide a modern banking chamber, additional working space and staff 
amenities. In the 1960s, a newer commercial building was built at the rear of the land, which was 
demolished when the existing commercial development at the rear of the land was constructed. 
 
In 1985, the Commercial Banking Company merged with National Australia Bank, and the bank 
vacated the building. A permanent conservation order was imposed on the land in May 1987. 
 
In 1992 the rear of the land was redeveloped, which involved the demolition (and archival 
recording) of the stables/coach house, and construction of a single storey commercial building 
with basement car parking. The land was strata subdivided into its current configuration in 
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1992. The land’s permanent conservation order was converted to a State Heritage Register 
listing in April 1999. The CBC Bank building has had a variety of office uses since the CBC Bank 
vacated the land, and is currently vacant. 
 
In 2016, a development application (493/2016/DA-RA) (2016 DA) was lodged, proposing the 
restoration of the CBC Bank building, demolition of the existing commercial building at the rear 
of the land, and construction of a 21-storey mixed use building at the rear of the land. This 
application was refused by the Sydney Western City Planning Panel in 2018. The applicant 
appealed this decision in the NSW Land and Environment Court, however the appeal was 
dismissed. 
 
In May 2021, a revised development concept for the land was referred Council’s Design 
Excellence Panel, and the advice provided by the Panel was provided to the applicant. The 
concept reported to the Panel was largely the same proposal as that which has been lodged 
under this application, however some minor changes and additions of detail have been made to 
the proposal in response to the Panel’s advice. 
 
In July 2021, the revised development concept referred to above was considered by the 
Heritage NSW Approvals Committee. The resolutions of the Heritage NSW Approvals 
Committee were generally supportive of the concept, and provided guidance in relation to 
design and required documentation. 
 
The Site 
 
The subject land (the Site) is located within the commercial core of the Campbelltown City 
Centre, on the north-western side of Queen Street adjacent to its intersection with Allman 
Street. The Site has an area of 2216 m2 with a frontage to Queen Street of 32.055 m. It contains a 
state heritage listed 2 storey sandstone building at the front of the Site known as the former 
CBC Bank building, and a single storey commercial building with basement car parking at the 
rear of the Site. The Site contains 2 driveways, with the southern driveway functioning as the 
Site’s vehicular entry point and the northern driveway functioning as the Site’s vehicular exit 
point. 
 
The Site is the subject of a two-lot strata scheme, whereby the former CBC Bank building is 
contained within lot 1 whilst the single storey commercial building at the rear of the Site is 
contained within lot 2. There is common property between the 2 buildings. 
 
The Site is surrounded by other commercial buildings within Campbelltown’s commercial core. 
It is adjoined to the southwest by Campbelltown Mall, to the northwest by a Telstra Exchange 
building, to the southeast across Queen Street by commercial buildings and to the northeast by 
a state heritage listed building (Old Campbelltown Post Office). The Site is located in close 
proximity to the Queen Street conservation area. 
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Locality Plan with site boundaries in red 

 
 
Proposal  
 
This application proposes the following works at the subject land: 
 
 Restoration of existing heritage-listed former CBC Bank building, including removal of 

non-original additions to the building and reinstatement of the building to its original form 
 

 Demolition of the existing commercial building at the rear of the land 
 
 Construction of an 8 storey commercial building at the rear of the land, setback 18-20 m 

from the main section of the bank building, incorporating ground level retail/commercial 
tenancies and 7 levels of office space, as well as 2 basement levels, one of which would 
contain car parking and one of which would contain plant and equipment, end-of-trip 
facilities and staff areas. 

 
 Removal of two trees; one pine tree that is located immediately adjacent to the existing 

CBC Bank building on its southern side, and one tree near the vehicular entrance to the 
Site. 

 
 Use of the existing heritage-listed building is not proposed under this application, 

however the architectural plans indicate that it is intended that two separate tenancies 
would occupy the building; one commercial tenancy and one retail tenancy. 
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Report 

1. Vision 
 
Campbelltown 2032 is the Community Strategic Plan (CSP) for the City of Campbelltown. The 
CSP addresses five key strategic outcomes that Council and other stakeholders will work to 
achieve over the next 10 years:  
 
  Outcome 1: Community and Belonging  
  Outcome 2: Places for People  
  O utcome 3: Enriched Natural Environment  
  Outcome 4: Economic Prosperity  
  Outcome 5: Strong Leadership  
 
The proposal is generally consistent with the long term vision for Campbelltown. 
 
2. Planning Provisions 
 
2.1 Heritage Act 1977 
 
Under Section 57 of the Heritage Act 1977, when a listing on the State Heritage Register applies 
to a building, place or land, a person must not carry out any development in relation to the land 
on which the building, work or relic is situated, the land that comprises the place, or land within 
the precinct except in pursuance of an approval granted by the Heritage Council of New South 
Wales.  
 
As the application seeks consent for works to the heritage building and development upon the 
land on which the building is located, the application is deemed to be Integrated Development 
and as such, was referred to the Heritage Council pursuant to the relevant provisions of the 
EP&A Act. The Heritage Council reviewed the application and issued its General Terms of 
Approval (GTA). These GTA have been included within the recommended conditions of 
development consent. 
 
2.2  State Environmental Planning Policy (Resilience and Hazards) 2021 
 
Clause 4.6(1) of the Resilience and Hazards SEPP requires that a consent authority must not 
consent to the carrying out of any development on land unless: 
 
(a) it has considered whether the land is contaminated, and 
 
(b) if the land is contaminated, it is satisfied that the land is suitable in its contaminated 

state (or will be suitable, after remediation) for the purpose for which the development is 
proposed to be carried out, and 

 
(c) if the land requires remediation to be made suitable for the purpose for which the 

development is proposed to be carried out, it is satisfied that the land will be remediated 
before the land is used for that purpose. 

 
A Detailed Site Investigation report has been submitted with the application, which concluded 
that the Site is suitable for the proposed development. The report recommends that certain 
actions are undertaken, relating to unexpected finds protocol, inspection of the Site following 
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demolition, and preparation of a hazardous building materials survey. A recommended 
condition of consent requires compliance with these recommendations. In this regard, subject 
to the imposition of and compliance with these recommendations, the Site is considered to be 
suitable for the proposed development pursuant to clause 4.6(1) of the Resilience and Hazards 
SEPP. 
 
2.3  Campbelltown Local Environmental Plan 2015 
 
Permissibility 
 
The subject Site is zoned B3 Commercial Core under the provisions of CLEP 2015. The proposed 
development is defined as ‘commercial premises’ and is permissible with Council’s development 
consent within the zone.  
 
Commercial premises means any of the following— 
(a) business premises, 
(b) office premises, 
(c) retail premises. 
 
Zone objectives 
 
Clause 2.3 of CLEP 2015 provides that the consent authority must have regard for the zone 
objectives in determining a development application. The proposal is consistent with the 
objectives of the B3 Commercial Core zone, which are listed below: 
 
 To provide a wide range of retail, business, office, entertainment, community and other 

suitable land uses that serve the needs of the local and wider community. 
 To encourage appropriate employment opportunities in accessible locations. 
 To maximise public transport patronage and encourage walking and cycling. 
 To accommodate the redevelopment, enhancement and vitality of centres by facilitating 

mixed use development. 
 
Building height 
 
The subject Site has a maximum building height of 32 m under the CLEP 2015. The proposed 
development has a height of 34.5 m and therefore fails to comply with this standard by a margin 
of 8 per cent. The applicant has made a written request pursuant to clause 4.6(3) of the CLEP 
2015 seeking to justify the proposed contravention of the maximum building height standard, 
and this is discussed below. 
 
Clause 4.6 - Exceptions to development standards 
 
Clause 4.6 of the CLEP 2015 states that development consent may be granted for development 
even though the development would contravene a development standard imposed by the CLEP 
2015 or any other environmental planning instrument. 
 
Development consent must not be granted for development that contravenes a development 
standard unless the consent authority has considered a written request from the applicant that 
seeks to justify the contravention of the development standard by demonstrating: 
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(a) that compliance with the development standard is unreasonable or unnecessary in the 
circumstances of the case, and 
 

(b) that there are sufficient environmental planning grounds to justify contravening the 
development standard. 

 
A written request from the applicant that seeks to justify the contravention of the development 
standard was provided with the application, which is attached to this report. The applicant’s 
first argument in support of the proposed building height variation is that compliance is 
unreasonable or unnecessary in the circumstances of the case, because the underlying 
objectives of the control and the objectives of the zone are achieved despite the non-
compliance with the numerical development standard.  
 
The objectives of the maximum building height standard are as follows: 
 
(a) to nominate a range of building heights that will provide a transition in built form and land 

use intensity across all zones, 
 

(b) to ensure that the heights of buildings reflect the intended scale of development 
appropriate to the locality and the proximity to business centres and transport facilities, 

 
(c) to provide for built form that is compatible with the hierarchy and role of centres, 
 
(d) to assist in the minimisation of opportunities for undesirable visual impact, disruption to 

views, loss of privacy and loss of solar access to existing and future development and to 
the public domain 

 
The applicant contends that the proposed development, despite the numerical non-
compliance, remains consistent with the objectives, based on the following:  
 
 The Site is subject to a maximum building height control of 32 m, which is consistent with 

all land surrounding the Site. The Site is not located adjacent to a transitional maximum 
building height boundary, and land zoning on the 4 property boundaries is consistent with 
the Site’s B3 designation. The Site does abut B4 zoned land to the south, however is not 
required to transition to this land from a building height perspective. 

 
 The Site is located within the Campbelltown City Centre, which is characterised with a 

range of existing and future potential taller building forms compared with the residential 
areas located outside the city centre. As such, the proposed building height is considered 
reflective of the intended scale of development of the Site, being centrally located within 
an 800 m catchment of the Campbelltown railway station. An 8 storey commercial 
building known as the ‘Campbelltown City Centre Building’ is within close proximity of the 
Site is considered to be of a similar height and scale to the proposal, while forming an 
important landmark within the city centre. 

 
 The proposed built form allows for the creation of high quality employment floor space, 

that reinforces the role and function of the centre as an employment hub. The building 
height acts to reinforce the visual delineation of the Site within the city centre, separate 
from the lower density areas outside of the city core. Optimising density in centres within 
walking distance of existing high frequency public transport serves not only the workers 
from surrounding regions but ensures that additional land is not required to facilitate 
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these transport needs. The proposal reinforces the role and function of Campbelltown as 
a Strategic Centre as acknowledged in the Greater Sydney Regional Plan. 

 
 The proposed additional building height is considered to result in inconsequential 

environmental impacts, namely that of additional overshadowing, overlooking, visual 
impact, or view loss. As confirmed in the additional overshadowing impacts drawings, the 
predominant additional height is located centrally within the building therefore resulting 
in little additional overshadowing. The proposal does not result in view loss as part of any 
key view corridors, nor result in additional overlooking or amenity impacts. Predominant 
overshadowing resulting from the proposal is confined to the Site boundaries, namely 
from 1 pm onwards. 

 
The applicant’s second argument in support of the proposed building height variation is that 
there are sufficient environmental planning grounds to justify contravening the development 
standard. In this regard, the applicant contends that there is an absence of environmental harm 
arising from the contravention and positive planning benefits arising from the proposed 
development. The applicant contends that the proposed additional building height is 
considered to result in inconsequential adverse impacts, namely that of additional 
overshadowing, overlooking, visual impact, or view loss. As confirmed in the additional 
overshadowing impacts drawings, the predominant additional height is located centrally within 
the building therefore resulting in little additional overshadowing. Further, the proposal does 
not result in view loss as part of any key view corridors, nor result in additional overlooking or 
amenity impacts. 
 
Development consent must not be granted for development that contravenes a development 
standard unless: 
 
(a) the consent authority is satisfied that: 

 
(i) the applicant’s written request has adequately addressed the matters required to 

be demonstrated by subclause (3), and 
 

(ii) the proposed development will be in the public interest because it is consistent 
with the objectives of the particular standard and the objectives for development 
within the zone in which the development is proposed to be carried out, and 

 
(b)  the concurrence of the Secretary has been obtained 
 
With regard to subclause (a)(i), the Panel must be satisfied that the applicant’s written request 
has adequately addressed how the development standard is unreasonable and unnecessary in 
the circumstances of the case, and that there are sufficient environmental planning grounds to 
justify contravening the development standard. In this regard, in the opinion of Council staff, 
the applicant’s written request does correctly identify that the proposed development does 
satisfy the objectives of the maximum building height standard and the objectives of the B3 
Commercial Core zone, and would have a notably distinct absence of adverse planning impacts 
upon surrounding properties and the public domain. In this regard, the applicant’s written 
request has adequately addressed how the development standard is unreasonable and 
unnecessary in the circumstances of the case, and that there are sufficient environmental 
planning grounds to justify contravening the development standard. 
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With regard to subclause (a)(ii), the proposed development is consistent with the objectives of 
the maximum building height standard and the objectives of the B3 Commercial Core zone, and 
is considered to be in the public interest. 
 
With regard to subclause (b), in deciding whether to grant concurrence, the Secretary must 
consider: 
 
a. whether contravention of the development standard raises any matter of significance for 

State or regional environmental planning, and 
 

b. the public benefit of maintaining the development standard, and 
 
c. any other matters required to be taken into consideration by the Secretary before 

granting concurrence. 
 
In May 2020, Planning Circular 20-002 (Variations to development standards) advised consent 
authorities that all consent authorities may assume the Secretary’s concurrence under clause 
4.6 of a local environmental plan that adopts the Standard Instrument. Accordingly, the Panel 
must consider points (a), (b) and (c) above. In this regard, the following is noted:  
 
 Contravention of the development standard raises no matters of significance for State or 

regional environmental planning.  
 

 Given the absence of adverse planning outcomes arising from the proposed variation, a 
greater public benefit would be achieved by varying the development standard in 
question. This is because the additional building height would facilitate the positive 
planning outcome of the orderly construction of a high-quality building without 
compromising its roof form which performs the important function of concealing the 
building’s roof-mounted plant and equipment. 

 
 No other matters requiring consideration have been identified. 
 
Clause 7.9 - Mixed use development in zone B3 and zone B4 
 
(1) The objective of this clause is to promote employment opportunities and mixed use 

development in Zone B3 Commercial Core and Zone B4 Mixed Use. 
 
The proposed building is a mixed use building, as it would contain multiple land uses (retail and 
offices), and would promote significant employment opportunities, as the entire building would 
consist of employment-based floor space.  
 
(2) This clause applies to land in Zone B3 Commercial Core and Zone B4 Mixed Use. 
 
The subject Site has a zoning of B3 Commercial Core under the CLEP 2015. 
 
(3) Development consent must not be granted to the erection of a building that will contain a 

residential component, or a change of use of a building, on land to which this clause 
applies unless the consent authority is satisfied that: 

 
(a) the building will have an active street frontage after its erection or change of use, 

and 
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The proposed building would not contain a residential component, so this clause is not 
applicable. Notwithstanding this, it is noted that the existing heritage-listed building at the 
front of the Site would give the development an active street frontage. 
 

(b) the ground floor will only accommodate non-residential land uses, and 
 
Whilst this clause is not applicable as the proposed building would not contain a residential 
component, it is noted that the ground floor will only accommodate non-residential land uses. 
 

(c) if the land is in Zone B3 Commercial Core—the building will have at least one 
additional level of floor space, immediately above the required non-residential 
ground floor, that is also set aside for non-residential land uses. 

 
Whilst this clause is not applicable as the proposed building would not contain a residential 
component, it is noted that the Site is within the B3 Commercial Core zone and the first two 
levels of the building would consist of commercial land uses. 
 
(4) Despite subclause (3), an active street frontage is not required for any part of a building 

that is used for any of the following: 
 

(a) entrances and lobbies (including as part of mixed use development), 
 

(b) access for fire services, 
 

(c) vehicular access. 
 
Whilst this clause is not applicable as the proposed building would not contain a residential 
component, it is noted that vehicular access would be located at the front of the Site, and that 
this would not prevent the Site having an active street frontage. 
 
(5) In this clause: 
 
active street frontage, of a building, means that all premises on the ground floor of the building 
facing the street are used for the purposes of business premises or retail premises. 
 
non-residential land uses includes uses for the purposes of commercial premises, medical 
centres, recreation facilities (indoor) and other similar uses but does not include car parking. 
 
Clause 7.13 - Design Excellence 
 
Development consent must not be granted to development to which this clause applies (a new 
building in the B3 Commercial Core zone) unless the consent authority considers that the 
development exhibits design excellence. In considering whether development to which this 
clause applies exhibits design excellence, the consent authority must have regard to the 
following matters: 
 
(a) whether a high standard of architectural design, materials and detailing appropriate to 

the building type and location will be achieved, 
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(b) whether the form and external appearance of the development will improve the quality 
and amenity of the public domain, 

 
(c) whether the development detrimentally impacts on view corridors, 
 
(d) how the development addresses the following matters 
 

(i) the suitability of the land for development, 

 
(ii) existing and proposed uses, 

 
(iii) heritage issues and streetscape constraints, 

 
(iv) bulk, massing and modulation of buildings, 

 
(v) street frontage heights, 

 
(vi) environmental impacts such as sustainable design, overshadowing, wind and 

reflectivity, 

 
(vii) the achievement of the principles of ecologically sustainable development, 

 
(viii) pedestrian, cycle, vehicular and service access, circulation and requirements, 

 
(ix) the impact on, and any proposed improvements to, the public domain, 

 
(x) the interface with the public domain, 

 
(xi) the quality and integration of landscape design. 

 
The proposal was considered by the Campbelltown Design Excellence Panel (DEP) in April 2021, 
prior to the lodgment of the application, while the proposal was in its pre-lodgment phase. The 
DEP was broadly supportive of the proposed development, raising only minor issues requiring a 
resolution or response, which are outlined below: 
 
 The blades coming to ground in front of the lobby/café were creating visual obstruction 

due to their close spacing and divided the outdoor space into 2 disconnected spaces that 
were too small to accommodate meaningful use. It was suggested there be fewer blades, 
thus opening up better visual connection from the street. This would open up sightlines to 
the entry and to retail. 
 

 A more detailed landscape concept is required for both public domain and upper level 
terraces. The panel suggested that the courtyard be socialised and landscaped for use – 
e.g. a single feature tree, or smaller group of trees, in preference to the ornamental grid 
of trees proposed. Consideration is also noted in relation to the location of the trees to 
the northern boundary to ensure that Crime Prevention Through Environmental Design 
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(CPTED) guidelines are satisfied with clear sight lines from Queen Street to the forecourt 
to the proposed building. 

 
 Response to the heritage building is considered satisfactory. Amendments to the rear of 

the heritage building to engage with the forecourt space needs to be further considered. 
 
 Wind - Not addressed 
 
 Sustainable Design - Not addressed but needs a statement covering same” 
 
The actions taken by the applicant in response to the issues raised by the DEP are outlined 
below: 
 

 The number of blade elements in front of the lobby/café has been reduced from 
seven to five and therefore there is much less of a visual obstruction within the 
outdoor dining space. 
 

 The landscape concept for the development has been developed further since the 
pre-lodgement phase of the development, and an appropriate level of landscaping 
is proposed within both the ground level public domain and upper level terraces that 
would provide users of the Site with a high level of amenity. A single feature tree 
has been proposed within the courtyard, and the trees proposed along the northern 
boundary would not obscure sight lines from Queen Street to the forecourt of the 
proposed building. 

 
 Amendments to the rear of the heritage building have been proposed under this 

application so as to engage with the forecourt space. These amendments involve 
the conversion of the rear portion of the heritage building into a small retail tenancy 
with indoor and outdoor seating. 

 
 A Pedestrian Wind Assessment was submitted with the application, which 

concludes that “The proposed building features several positive design measures 
that are likely to improve the overall wind conditions around the subject Site. These 
include the extensive use of vegetation around the Site, the incorporation of 
sunshade elements that will likely baffle winds redirected towards the ground 
plane, and use of inset terraces. However, the north-easterly sector winds are 
expected to impact the amenity of ground level seating areas at the northeast 
corner of the development. Therefore, it is recommended to include additional 
trees above the proposed seating areas. These are expected to baffle the 
downwashed winds and create comfortable amenity for patrons within this space.” 
Accordingly, a recommended condition of consent requires the inclusion of 
additional trees that will rise above the proposed outdoor seating areas, so as to 
baffle winds in this location and enhance patron amenity. 

 
 An Ecologically Sustainable Design report was submitted with the application, and 

forms part of the documentation to be approved, should the Panel approve the 
application. 

 
  



Local Planning Panel Meeting 22/02/2023 

Item 4.1 Page 19 

Clause 5.10 - Heritage conservation 
 
1) Objectives  

 
The objectives of this clause are as follows— 
 

(a) to conserve the environmental heritage of Campbelltown, 
 

(b) to conserve the heritage significance of heritage items and heritage conservation 
areas, including associated fabric, settings and views, 

 
(c) to conserve archaeological sites, 

 
(d) to conserve Aboriginal objects and Aboriginal places of heritage significance 

 
The proposed development would satisfy these objectives as the application involves the 
conservation and restoration of one of Campbelltown’s important state heritage-listed 
buildings. Its heritage fabric would be largely restored to its original condition, and whilst the 
building’s setting and views of it would change as a result of the proposed development, such a 
change is anticipated by the prevailing planning controls and would not compromise the 
heritage values of the building. 
 
2) Requirement for consent  

 
Development consent is required for any of the following 
 

(a) demolishing or moving any of the following or altering the exterior of any of the 
following (including, in the case of a building, making changes to its detail, fabric, 
finish or appearance) 

 
(i) a heritage item, 
 
(ii) an Aboriginal object, 
 
(iii) a building, work, relic or tree within a heritage conservation area, 

 
(b) altering a heritage item that is a building by making structural changes to its interior 

or by making changes to anything inside the item that is specified in Schedule 5 in 
relation to the item, 

(c) disturbing or excavating an archaeological site while knowing, or having reasonable 
cause to suspect, that the disturbance or excavation will or is likely to result in a 
relic being discovered, exposed, moved, damaged or destroyed, 

 
(d) disturbing or excavating an Aboriginal place of heritage significance, 
 
(e) erecting a building on land 
 

(i) on which a heritage item is located or that is within a heritage conservation 
area, or 
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(ii) on which an Aboriginal object is located or that is within an Aboriginal place of 
heritage significance, 

 
(f) subdividing land 
 

(i) on which a heritage item is located or that is within a heritage conservation 
area, or 

 
(ii) on which an Aboriginal object is located or that is within an Aboriginal place of 

heritage significance. 
 
This application requires consent subject to this clause because it involves both alteration of 
the exterior of a heritage item (associated with its proposed restoration) and the erection of a 
building on the land upon which the heritage item is located. 
 
(4) Effect of proposed development on heritage significance 
 
The consent authority must, before granting consent under this clause in respect of a heritage 
item or heritage conservation area, consider the effect of the proposed development on the 
heritage significance of the item or area concerned. This subclause applies regardless of 
whether a heritage management document is prepared under subclause (5) or a heritage 
conservation management plan is submitted under subclause (6). 
 
As the CBC Bank is a state-listed heritage item, Council has largely deferred to the assessment 
of the NSW Heritage Council concerning heritage matters. In this regard, the Heritage Council 
reviewed the application and issued its General Terms of Approval (GTA). It can therefore be 
concluded that the effect of the proposed development on the heritage significance of the CBC 
Bank would be acceptable. 
 
(5) Heritage assessment 
 
The consent authority may, before granting consent to any development 
 

(a) on land on which a heritage item is located, or 
 

(b) on land that is within a heritage conservation area, or 
 

(c) on land that is within the vicinity of land referred to in paragraph (a) or (b), require a 
heritage management document to be prepared that assesses the extent to which 
the carrying out of the proposed development would affect the heritage 
significance of the heritage item or heritage conservation area concerned. 

 
The application includes a Heritage Impact Statement (attached), which determines that “the 
proposed redevelopment of the property at 263 Queen Street, Campbelltown, will have an 
acceptable impact on the heritage significance of the former CBC Bank building”. 
 
(6) Heritage conservation management plans 
 
The consent authority may require, after considering the heritage significance of a heritage 
item and the extent of change proposed to it, the submission of a heritage conservation 
management plan before granting consent under this clause. 
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The application includes a Conservation Management Plan (attached), which outlines the works 
to be undertaken in order to restore and conserve the CBC Bank building. Compliance with 
these documents would be enforced by conditions of consent imposed by the NSW Heritage 
Council. 
 
(9) Demolition of nominated State heritage items 
 
The consent authority must, before granting consent under this clause for the demolition of a 
nominated State heritage item 
 

(a) notify the Heritage Council about the application, and 
 
(b) take into consideration any response received from the Heritage Council within 28 

days after the notice is sent. 
 
Whilst demolition of the state listed CBC Bank building is not proposed under this application, 
demolition of other buildings/elements is proposed on the land (the unsympathetic additions to 
the building as well as the commercial development at the rear of the Site). Given that the land 
on which this development is proposed is listed as a heritage item (not just the CBC Bank 
building), this clause is applicable to the application. In this regard, the application was referred 
to the NSW Heritage Council, who issued its General Terms of Approval in respect of the 
application. 
 
(10) Conservation incentives 
 
The consent authority may grant consent to development for any purpose of a building that is a 
heritage item or of the land on which such a building is erected, or for any purpose on an 
Aboriginal place of heritage significance, even though development for that purpose would 
otherwise not be allowed by this Plan, if the consent authority is satisfied that 
 

(a) the conservation of the heritage item or Aboriginal place of heritage significance is 
facilitated by the granting of consent, and 

 
(b) the proposed development is in accordance with a heritage management document 

that has been approved by the consent authority, and 
 

(c) the consent to the proposed development would require that all necessary 
conservation work identified in the heritage management document is carried out, 
and 

(d) the proposed development would not adversely affect the heritage significance of 
the heritage item, including its setting, or the heritage significance of the 
Aboriginal place of heritage significance, and 

 
(e) the proposed development would not have any significant adverse effect on the 

amenity of the surrounding area. 
 
This subclause does not apply to the application since the proposed development is permissible 
in the B3 Commercial Core zone and does not rely upon conservation incentives for its 
permissibility. 
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2.4  Campbelltown (Sustainable City) Development Control Plan 2015 
 
Part 2 - Requirements Applying to All Types of Development 
 
The general provisions of Part 2 of the Plan apply to all types of development. Compliance with 
the relevant provisions of Part 2 of the Plan is discussed as follows: 
 
View and vistas – The proposed development would not obscure any of Campbelltown’s 
important views and vistas, which in the case of the subject proposal includes views from the 
Scenic Hills. In this regard, given that the proposed development is considered to have design 
excellence as outlined above, it would contribute positively towards distant views of the 
Campbelltown CBD. 
 
Sustainable building design – Based on the amount of roof area proposed, a 5,000 litre 
rainwater tank is required to be provided. A 5,000 litre rainwater tank is proposed for the 
development. 
 
Landscaping – The proposed development makes provision for a reasonable amount of 
landscaping, located in the following places: 
 
 A feature tree between the existing heritage building and the proposed new building 

 
 Within the front setback of the existing heritage building 
 
 Along the rear and northern boundaries of the Site 
 
 Within the street-facing façade of the proposed new building at levels 5 and 6 
 
The proposed landscape design would enhance the visual character of the development and 
complement the design and use of spaces within and adjacent to the Site.  
 
Stormwater – The proposed development would be drained to Council’s stormwater drainage 
system in Queen Street via a network of pits, pumps and pipes. Council’s Development Engineer 
has reviewed the application and advised that the proposed stormwater configuration is 
satisfactory, subject to conditions and minor amendments, which have been included within 
the recommended conditions of consent. 
 
Security – This section of the DCP requires development to be designed to:  
 

i. maximise, where possible, casual surveillance opportunities to the street and 
surrounding public places;  
 

ii. minimise dead ends and other possible entrapment areas;  
 

iii. clearly identify and illuminate access points to buildings and designated public 
places; and  

 
iv. clearly differentiate between private and public space. 
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The proposed development is satisfactory with regard to these requirements. In addition, it is 
recommended that the CPTED conditions typically recommended by NSW Police are imposed 
on the development consent. 
 
Part 6 – Commercial Development 
 
Part 6 of the SCDCP sets out development standards for commercial development within the 
Campbelltown Local Government Area. An assessment of the proposed development against 
the relevant development standards is detailed below: 
 

Standard Required Proposed Compliance 
Building Form and 
Character 

All building façades, 
including rear and 
side elevations 
visible from a public 
place or adjacent to 
residential areas, 
shall be 
architecturally 
treated to enhance 
the quality of the 
streetscape 
 
Large buildings shall 
incorporate the 
following elements to 
assist in achieving a 
high quality 
architectural 
outcome: 
 
- the provision of 
vertical and/or 
horizontal offsets in 
the wall surfaces at 
regular intervals, 
including columns, 
projections, and 
recesses; variation 
to the height of the 
building so that the 
building appears to 
be divided into 
distinct massing 
elements; 
 
- articulation of the 
different parts of a 
building’s façade by 
use of colour, 
arrangement of 

All building façades 
would be 
architecturally 
treated. 
 
 
 
 
 
 
 
 
The proposed 
building satisfies all 
of the specified 
architectural criteria. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 

Yes 
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façade elements, or 
by varying the types 
of materials used; 
and 
 
- maximising the 
interior and exterior 
interactions at the 
ground level. 
 
The main entry to the 
building shall be 
easily identifiable 
from the street and 
directly accessible 
through the front of 
the building. 
 
 
Large expansive 
blank walls on ground 
floor levels or side 
and rear boundaries 
shall not be 
permitted unless 
abutting a building on 
an adjoining 
allotment. 
 
Roof mounted plant 
rooms, air 
conditioning units 
and other services 
and equipment shall 
be effectively 
screened from view 
using integrated roof 
structures and 
architectural 
elements. 
 
Solid opaque roller 
doors/shutters over 
windows and entry 
doors shall not be 
permitted on any 
building that has 
frontages to a street 
or a public place.  
 
Buildings shall not 

 
 
 
 
 
 
 
 
 
 
The main entry to the 
new building (from 
Queen Street) is 
easily identifiable 
from the street and 
directly accessible 
through the front of 
the building. 
 
No blank walls are 
proposed for 
elevations that face 
public spaces. 
 
 
 
 
 
 
Views of any roof 
mounted plant and 
equipment would be 
obscured by 
proposed 
architectural roof 
features. 
 
 
 
 
 
Roller shutters are 
not proposed over 
windows and doors. 
 
 
 
 
 
 
A recommended 

 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 

Yes 
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incorporate highly 
reflective glass. 
 
 
 
Infill development 
shall respect and 
maintain consistency 
with the established 
setbacks of existing 
shopfronts. 

condition of consent 
requires that all glass 
has a low reflectivity 
index. 
 
The setback to 
Queen Street is set 
by the existing 
heritage building, 
which is not 
proposed to change. 

 
 
 
 
 

Yes 
 
 
 

Car Parking Ground floor 
business 
premises/office – 1 
space per 25 m2 GFA 
(10 car spaces 
required based on 
250 m2 of floor 
space) 
 
First floor business 
premises/office - 1 
space per 35 m2 GFA 
(148 car spaces 
required based on 
5,177 m2 of floor 
space)  
 
Total car parking 
spaces required = 158 
 
All car parking 
spaces that are 
required shall not be 
locked off, 
obstructed, reserved 
or separately 
allocated to any 
individual use at any 
time.  
 
Off street parking 
and loading shall be 
designed in 
accordance with 
Australian Standards 
2890.1 and 2 (as 
amended) 
 
No car parking 
spaces shall be 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Parking spaces 
provided = 22 
 
The application 
indicates that no car 
parking would be 
locked off, 
obstructed, reserved 
or separately 
allocated to any 
individual use. 
 
 
The proposed car 
parking is compliant 
with these Australian 
Standards. 
 
 
 
 
No proposed car 
parking spaces would 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

No – see discussion 
below 

 
 

Yes 
 
 
 
 
 
 
 
 

 
Yes 

 
 
 
 
 
 
 

Yes 
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designed in a 
stacked 
configuration. 
 
The required 
percentage of car 
parking spaces for 
people with 
disabilities within 
retail/commercial 
development shall 
be: 
i) one car space per 
development; plus 
ii) one for every 20 
car parking spaces 
(5%); 
iii) and shall be 
designed in 
accordance with AS 
No 2890.6 (as 
amended). 
 
Carparks must be 
developed with the 
infrastructure 
required for electric 
vehicle charging.  
 
On-site car parking is 
to be provided to 
support a range of 
vehicles, including 
small cars, hybrid 
cars and fully electric 
cars in multi space 
car parks.  
 
Spaces allocated to 
environmental 
vehicles should be 
marked and managed 
according to the 
specific vehicle type 
targeted 

be in a stacked 
configuration. 
 
 
1 of 22 proposed car 
parking spaces would 
be accessible (4.5%) 

 
 
 
 
 

The number of 
accessible spaces is 
considered to be 
acceptable, since 
any number 
exceeding 1 would be 
in excess of the 
requirements of the 
BCA. 

Vehicular Access 
and Maneuvering  

Commercial 
development shall be 
designed to 
accommodate all 
related vehicle 
movements on site 
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such that: 
 
i) all vehicles shall 
enter and exit the 
site in a forward 
direction; 
 
ii) the area for 
maneuvering of 
delivery and service 
vehicles is separate 
from vehicle parking 
areas, and preferably 
accessed via a rear 
service lane; 
 
iii) cause minimal 
interference to the 
flow of traffic within 
the surrounding road 
network; and 
 
 
 
 
 
iv) safe and 
convenient access is 
provided for 
pedestrians. 
 
 
 
 
 
Each site shall have 
a: 
 
i) maximum of one 
ingress and one 
egress for heavy 
vehicles (combined 
or separated); and 
 
ii) each site may have 
an additional 
ingress/egress for 
cars (and other light 
vehicles). 
 
Required 

 
 
All vehicles would be 
able to enter and exit 
the site in a forward 
direction. 
 
The maneuvering 
area of the loading 
dock is separate 
from the proposed 
vehicle parking 
areas. 
 
 
 
On-site traffic 
control measures are 
proposed to ensure 
that the proposed 
development would 
not interfere with the 
flow of traffic within 
the surrounding road 
network. 
 
Pedestrian safety 
would be maximised 
by virtue of the 
limitation of on-site 
parking spaces and 
vehicle movements 
across the footpath 
in Queen Street. 
 
 
 
 
One ingress/egress 
point is proposed for 
all vehicles. 
 
 
 
One ingress/egress 
point is proposed for 
all vehicles. 
 
 
 
Maneuvering areas 

 
 

Yes 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 

Yes 
 
 
 
 
 

Yes 
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maneuvering areas 
for heavy vehicles 
shall not conflict with 
car parking. 
 
 
 
Each new 
commercial 
building/unit having a 
gross floor area 
greater than 1,500 m2 
shall provide an area 
to allow for a heavy 
rigid vehicle (12.5 m 
long) to manoeuvre 
on site.  
 
 
 
 
 
Consent must not be 
granted to the 
development of land 
that has a frontage to 
Queen Street unless 
Council is satisfied 
that:  
 
i. where practicable, 
vehicular access to 
the land is provided 
by a road other than 
Queen Street; and  
ii. The safety, 
efficiency and 
ongoing operation of 
Queen Street must 
not be adversely 
affected by the 
proposed 
development as a 
result of:  
a. The design of the 
vehicular access to 
the land, or  
b. The nature, 
volume or frequency 
of vehicles using 
Queen Street to gain 

for heavy vehicles 
would not conflict 
with car parking as 
they are proposed to 
be on different levels 
of the building. 
 
A 10.4 m long rigid 
truck would be able 
to manoeuvre on 
site, which the 
application indicates 
is the maximum 
length vehicle 
needed to service 
the development 
(Council’s garbage 
truck if necessary). 
This arrangement is 
reinforced by a 
recommended 
condition of consent. 
 
Vehicular access is 
proposed from 
Queen Street, 
however the site 
does not have 
vehicular access 
from another street. 
Given this constraint, 
the number of on-
site car parking 
spaces has been 
deliberately 
restricted to ensure 
that the safety, 
efficiency and 
ongoing operation of 
Queen Street is not 
adversely affected by 
the proposed 
development.  
 
 
 
 
 

 
 
 
 
 
 
 

Satisfactory 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yes 
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access to the land.  
Loading/Unloading Where practicable, 

loading bays shall be 
separated from 
parking and 
pedestrian access. 
 
All loading and 
unloading shall take 
place wholly within 
the site. 
 
No loading or 
unloading shall be 
carried out across 
parking spaces, 
landscaped areas 
pedestrian aisles or 
on roadways. 
 
Parking and loading 
bays shall be 
provided and clearly 
identified on site. 
 
Loading docks and 
service areas shall 
not be visible from 
any public place and 
shall be suitably 
screened from 
adjacent properties. 
Screening may be 
achieved by locating 
such areas behind 
the buildings, by 
fencing, landscaping, 
mounding or a 
combination of 
these, or by other 
means to Council’s 
satisfaction. 

The proposed 
loading bay would be 
separated from 
parking and 
pedestrian access. 
 
All loading would take 
place within the 
proposed loading 
area. 
 
All loading and 
unloading would take 
place within the 
designated loading 
bay, which does not 
conflict with other 
site functions. 
 
Parking and loading 
bays would be clearly 
identified on site. 
 
 
The proposed 
loading area would 
not be visible from 
the street. 
 

Yes 
 
 
 
 
 

Yes 
 
 
 
 

Yes 
 
 
 
 
 
 
 

Yes 
 
 
 
 

Yes 

Public Domain A public domain plan 
incorporating street 
furniture, paving, 
landscaping and 
public art shall be 
submitted as part of 
any development 
application for new 
development having 

A public domain plan 
for the proposed 
development has 
been provided. 
 
 
 
 
 

Yes 
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a gross floor area 
greater than 
5,000 m2.  
 
Any development 
application for a new 
development having 
a gross floor area 
greater than 5000 m2 
shall provide public 
art of a type and 
location that is 
acceptable to 
Council.  
 
 
 
 
 
Any commercial 
outdoor areas 
fronting the street 
and used by the 
general public shall 
be designed to 
compliment the 
surrounding public 
domain and spaces. 

 
 
 
 
Given the site’s 
heritage listing, 
public art for the site 
would be best 
provided in the form 
of heritage 
interpretation 
displays. A Heritage 
Interpretation is 
required for the 
development, to be 
approved by the 
Heritage Council of 
NSW. 
 
The proposed semi-
public commercial 
outdoor area on the 
site would contribute 
positively to and 
improve the public 
domain within the 
Campbelltown CBD. 

 
 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 
 
 
 
 
 

Landscaping A detailed landscape 
plan and report shall 
be prepared by a 
suitably qualified 
person and 
submitted with all 
development 
applications for 
commercial 
development 
involving the 
construction of a 
new development. 

A detailed landscape 
plan has been 
provided.  
 
 
 
 
 
 

Yes 
 
 
 
 

 

Commercial Waste 
Management 

Commercial 
development shall 
make provision for an 
enclosed onsite 
waste and recycling 
facility that has 
adequate storage 
area to 
accommodate the 
waste generated 

The proposed 
development has an 
enclosed onsite 
waste and recycling 
facility that has 
adequate storage 
area to 
accommodate the 
waste generated 
from the 

Yes 
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from the 
development.  
 
All commercial 
premises shall hold 
evidence of a 
contract with a 
licensed collector for 
garbage and 
recycling collection. 
 
The waste storage 
area shall:  
 
i) be no more than 
30 m from the point 
of collection;  
ii) contain a hose 
connection;  
iii) have an 
impervious floor that 
is connected to the 
sewer;  
iv) be adequately 
ventilated;  
v) incorporate 
appropriate design 
and construction 
materials (including 
colours and finishes) 
which complement 
the development;  
vi) be appropriately 
screened from public 
view by a visual 
barrier of at least 
1.5 m high;  
vii) provide an 
opening sufficient to 
allow egress of the 
maximum sized bin 
to be used at the 
development; and  
viii) Ensure that the 
path for wheeling 
bins between the 
waste storage area(s) 
and the collection 
point is free of steps 
and kerbs and has a 
maximum gradient of 

development. 
 
 
A recommended 
condition of consent 
requires this to be 
done. 
 
 
 
 
 
 
 
Complies 
 
 
To be conditioned. 
 
To be conditioned. 
 
 
 
To be conditioned. 
 
To be conditioned. 
 
 
 
 
 
 
Complies 
 
 
 
 
Complies 
 
 
 
 
 
Complies 
 
 
 
 
 
 
 

 
 
 

Yes 
 
 
 
 
 
 
 
 
 
 

Yes 
 
 

Yes 
 

Yes 
 
 
 

Yes 
 

Yes 
 
 
 
 
 
 

Yes 
 
 
 
 

Yes 
 
 
 
 
 

Yes 
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1V:8H. 
 
The development 
must be designed in 
such a way that an 
Australian Standard 
heavy rigid vehicle 
can provide waste 
collection services to 
the development. If 
on-site servicing is 
required, the site 
plan and layout shall 
consider how heavy 
rigid vehicles can 
access and move 
around the 
development, and 
make appropriate 
provisions for this to 
occur safely. All 
waste and recycling 
generated from the 
business is to be 
kept within an 
appropriate storage 
receptacle on the 
premises. Waste is 
not to be stored or 
placed outside of a 
waste storage 
receptacle or in such 
a manner that it will 
become a litter, 
odour or health 
nuisance. 

 
 
The proposed 
development 
demonstrates that 
Council’s 10.4 m long 
waste collection 
vehicle could provide 
waste services to the 
site if needed, in the 
form of on-site 
servicing. 

 
 

Satisfactory 
 
 
 
 
 
 
 
 
 

 
As the table above shows, the proposed development is generally compliant with the SCDCP, 
but fails to comply in relation to car parking, which is discussed further below. 
 
Car Parking 
 
The proposed development fails to comply with the numerical car parking requirements of 
Council’s DCP by a significant margin. Under Council’s Development Control Plan, the proposed 
development requires a total of 158 car parking spaces however only 22 car parking spaces are 
proposed. 
 
It is important to note that the existing former CBC Bank building on the Site pre-dates the 
automobile era and therefore obviously required no car parking upon its construction in 1880. In 
this regard, it is considered to be reasonable to assign no car parking requirement to this 
building, and all car parking demand generated by the proposed development is taken to be that 
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of the proposed new building. In addition, no parking demand is attributed to the proposed 
multi-purpose room and gymnasium within basement level 2, as these are considered to be 
ancillary to the use of the building for commercial purposes and would not generate demand for 
car parking on their own. 
 
It is also important to note that the way gross floor area is measured would overestimate the 
likely actual car parking demand generated by the proposed development. This is because 
gross floor area includes toilets on each floor and waste storage areas on the ground floor, 
which do not generate demand for car parking on their own. A more appropriate way to 
calculate car parking demand for a commercial building is by using net lettable area, which 
excludes these components of the building. Net lettable area measures the total occupiable 
floor space taken from the inside surfaces of the exterior walls and excludes areas such as 
common stair wells, toilets, lift lobbies and vertical service ducts. Using net lettable area would 
reduce the applicable car parking requirement from 158 to 140, based on a net lettable area of 
4854 m2 (112 m2 on the ground floor and 4,742 m2 on the upper levels). 
 
Council’s car parking rate for commercial development applies to all commercial developments 
within the Campbelltown LGA, regardless of the location of the Site. It applies the same car 
parking rate to developments in locations that are highly accessible by public transport (e.g. 
Macarthur Square Shopping Centre) as it does to developments in locations that are less 
accessible by public transport (e.g. Glenquarie Shopping Centre). Realistically, the actual car 
parking demand generated by a development is affected by the Site’s accessibility to public 
transport. The Site is located within the Campbelltown City Centre, and is within 700 m walking 
distance from Campbelltown Railway Station. The Site is also within 300 m walking distance of 
bus stops on Queen Street and Dumaresq Street, which are located on bus routes that service 
large parts of the Campbelltown LGA. The Site’s accessibility to public transport makes it likely 
that a significant portion of the users of the proposed development would choose to access the 
Site using public transport. Accordingly, the actual car parking demand generated by the 
proposed development is likely to be less than the applicable rate prescribed by the SCDCP. One 
of the objectives of the B3 Commercial Core Zone is “To maximise public transport patronage 
and encourage walking and cycling”. This objective can be achieved in part by restricting to 
some extent the supply of car parking spaces in private developments and applying a car 
parking rate that is reflective of the Site’s accessible CBD context, reinforced by the adoption of 
Green Travel Plans. 
 
A review of the car parking rates applicable to commercial buildings in comparable regional 
centres within Sydney has found that Campbelltown’s car parking rates are far higher than 
comparable centres. The table below compares Campbelltown’s commercial car parking rate to 
applicable CBD parking rates in comparable regional city centres. The table outlines the car 
parking rates that would be applied in these other centres if the subject development were 
proposed in these centres. 
 

Parramatta City Centre Maximum of 1 car parking space per 100 m² of gross floor area 
Liverpool City Centre Minimum of 1 car space per 200 m² of ground level gross floor 

area and 150 m² of upper levels gross floor area 
Penrith City Centre Minimum of 1 car space per 100 m² of gross floor area 
Campbelltown (whole LGA) Minimum of 1 car space per 25 m² of ground level gross floor 

area and 1 car space per 35 m² of upper levels gross floor area 
 
As can be seen from the table, Campbelltown’s commercial car parking rate is significantly 
higher than comparable centres. Whilst this alone is not a reason to support the proposed 
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variation, it does show that for comparable regional city centres, the relevant Councils 
acknowledge that a lower car parking rate should be applied for commercial development in 
CBD areas than that which is applied to other areas, as these areas are well-serviced by public 
transport. Of the regional centres listed above, Penrith would be the most appropriate 
comparison, given its outer-suburban location and similar public transport availability. 
Accordingly, it is considered reasonable in the present case, given the Site’s unique 
circumstances described above, to apply a car parking rate of 1 car parking space per 100 m² of 
net lettable area to the proposed development. Applying such a rate would produce a car 
parking requirement of 49 parking spaces, which means that the proposed development would 
have a deficit of 27 parking spaces, based on the proposed provision of 22 parking spaces.  
 
The applicant has submitted a letter of offer to enter into a Voluntary Planning Agreement (VPA) 
with Council in respect of the car parking shortfall (which is attached to this report), under 
which a monetary contribution would be paid to Council in lieu of the 27 required on-site car 
parking spaces. The amount to be paid per parking space would be $21,250 (increasing 
according to the CPI increase at the time of payment), which is the amount payable per parking 
space under the Contributions Plan for Public Car Parking Facilities for development within the 
Campbelltown CBD.  
 
The Site has 2 very unique constraints that limit the desirability from a public amenity 
perspective of providing a higher level of on-site car parking commensurate with the car 
parking demand profile of the proposed development.  
 
Firstly, the need identified by the NSW Heritage Council to create a semi-public space between 
the former CBC Bank Building and the former Post Office building means that vehicular access 
to the Site must be situated at the southern part of the Site’s frontage to Queen Street. The 
close proximity of the heritage-listed former CBC Bank building to the southern side property 
boundary means that the vehicular access way proposed in this location must narrow to a single 
lane as it passes the building. This configuration is considered not unacceptable for a situation 
where a low number of vehicles are entering and exiting the Site each day. However, when 
considering the potential increase in the number of vehicles entering and exiting the Site each 
day corresponding to the number of car parking spaces required under the DCP, vehicular 
conflict within the Site that spills over into the adjoining intersection would be likely.  
 
Secondly, the Site adjoins a very highly trafficked CBD pedestrian route between Campbelltown 
Mall and the Queen Street shopping precinct. As a result, a number of vehicles entering and 
exiting the Site each day corresponding to the proposed development’s car parking demand 
profile would be likely to result in very frequent interruption of pedestrian movements as well as 
threats to pedestrian safety caused by vehicle-pedestrian conflict. Both of these issues were 
raised by Council in the assessment of the 2016 DA which was refused by the Sydney Western 
City Planning Panel and the NSW Land and Environment Court. Accordingly, providing a limited 
number of on-site car parking spaces and having the shortfall accounted for by way of a VPA is 
considered to be a practical way of responding to the Site’s vehicular access constraints.  
 
Whilst allowing the proposed variation is likely to result in an increase in the use of Council’s car 
parks (by users of the proposed development relying upon them to some extent), the proceeds 
from the VPA could be used to increase public parking supply or make transport-related 
improvements within the Campbelltown CBD. Over the medium and long term, Council’s 
emphasis will be on reducing private car usage in the CBD and increasing public transport 
patronage and active transport, and therefore a direct one-for-one replacement by Council of 
the private parking spaces not provided on the Site with new public parking spaces does not 
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necessarily need to occur. Accordingly, the proposed car parking variation and associated 
letter of offer to enter into a VPA are considered to be acceptable.  
 
It should be noted that whilst the majority of car spaces within the proposed basement level are 
likely to be allocated to individual office tenancies, a recommended condition of consent 
requires that 2 car parking spaces be made available to visitors, in order to accommodate 
people for whom the use of public transport is not accessible. 
 
3. Environmental Planning Assessment 
 
 An arboricultural assessment report was submitted with the application in respect of the 

2 on-site trees and 11 nearby trees on adjoining sites that could possibly be affected by 
the proposed development. The assessment determined that the 2 on-site trees should 
be removed as they conflict with the location of the proposed driveway and could 
potentially affect the structural integrity of the heritage building. Twenty new trees are 
proposed to replace these trees. The report recommends measures to be implemented in 
order to protect the 11 nearby trees on adjoining sites. Council’s Environment Officer has 
reviewed the arboricultural assessment report and provided recommended conditions of 
consent to ensure that tree protection measures are implemented satisfactorily, in 
addition to the measures put forward by the arborist.  

 
 An acoustic assessment report was submitted with the application. The two acoustic 

impacts that were assessed were the impact of noise from Campbelltown Mall and 
surrounding commercial buildings on the proposed commercial/office tenancies, and the 
impact of noise from the proposed building’s mechanical plant/equipment on surrounding 
properties. The assessment establishes appropriate construction standards for the 
proposed building in terms of façade glazing, external walls and the roof/ceiling systems 
in order to achieve the applicable internal noise criteria, and determines the noise limiting 
criteria for mechanical plant/equipment noise emission. Compliance with the 
recommendations of the acoustic assessment report can be ensured by way of 
conditions of consent. 

 
 A traffic and car parking assessment report was submitted with the application, which 

was referred to Council’s Traffic Engineer for review, who provided recommended 
conditions of consent in relation to vehicular manoeuvring and operation of the proposed 
car park. Of particular note is that a traffic light system is proposed to facilitate vehicular 
entry and exit from the Site, due to the fact that the driveway narrows to single-lane width 
between the heritage building and the property boundary, and the basement ramp is also 
single-lane width. Council’s Traffic Engineer did advise that Council’s public car parks do 
not have the capacity to absorb the proposed development’s car parking shortfall and that 
the current monetary rate per car parking space under the Contributions Plan for Public 
Car Parking Facilities for development within the Campbelltown CBD is insufficient to 
allow for the construction of additional public car parking. However, as noted earlier in 
this report, the proceeds from the VPA could be used to make various transport-related 
improvements within the Campbelltown CBD. Over the medium and long term, Council’s 
emphasis will be on reducing private car usage in the CBD and increasing public transport 
patronage and active transport, and therefore a direct one-for-one replacement by 
Council of the private parking spaces not provided on the Site with new public parking 
spaces does not necessarily need to occur.  
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 Council’s Environmental Health Officer reviewed the application and advised that the 
proposed development would not raise any issues of concern, subject to the imposition 
of recommended conditions of consent regulating matters relating to environmental 
health. 

 
 A recommended condition of consent requires the existing strata plan to be terminated, 

because its allotment boundaries are not compatible with the configuration of the 
development proposed under this application. 

 
4. Public Participation 
 
The application was publicly exhibited and notified to nearby and adjoining residents for a 
period of 31 days. Council has received two submissions, which raise the following issues: 
 
Issue  
 
The proposed 8 storey building does not fit in with surrounding two-storey heritage-listed 
buildings. The aesthetic feel of Campbelltown’s early settlement should be protected, not just 
the building. 
 
Comment  
 
A building of the scale proposed is anticipated under the planning controls applying to the Site. 
Whilst the proposed building would be substantially taller than the two-storey heritage-listed 
buildings fronting Queen Street, the height difference is not so great that it would prevent the 
appreciation of the former CBC Bank building in its original context and is not so abrupt so as to 
appear jarring to an observer.  The Heritage Council have also considered the impact on these 
heritage items and provided their general terms of approval. 
 
Issue  
 
Prolonged construction on the Site would result in significant traffic congestion, noise and 
vermin infestation, which would result in hardship for surrounding businesses. 
 
Comment  
 
Of the potential impacts identified, noise is likely to be the most certain to occur, whilst traffic 
congestion and vermin infestation are conjectural. In terms of noise, it is unlikely that 
temporary noise from an adjoining construction site would be so severe as to cause hardship 
for surrounding businesses. Nevertheless, a recommended condition of consent requires the 
construction works to be completed within 12 months of commencement, so that any impacts 
experienced by adjoining businesses as a result of the construction process are felt only briefly.  
Construction traffic impacts will be controlled by a Construction Management Plan. 
 
Issue  
 
Construction of the proposed development could cause damage to adjoining heritage-listed 
buildings, and construction equipment could fall on adjoining properties. 
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Comment  
 
Design measures implemented to prevent damage to the surrounding heritage-listed 
properties include adequate setbacks and limiting basement depth by way of limiting on-site 
car parking supply. The Heritage Council of NSW raised no concerns with regard to damage to 
adjoining heritage-listed buildings in their assessment of the application, and imposed a 
condition requiring the protection of heritage buildings during construction. The potential 
falling of construction equipment onto adjoining properties, whilst being an event that would 
have very serious consequences, is not a valid reason to refuse the application. 
 
Issue  
 
The proposed development does not have sufficient car parking, and this would exacerbate 
existing car parking problems in the locality. 
 
Comment  
 
The issue of car parking has been addressed in detail earlier in this report. Whilst car parking in 
the Campbelltown CBD is sometimes at a premium, the best solution to this problem is not 
necessarily the provision of additional car parking. Over the medium and long term, Council’s 
emphasis will be on reducing private car usage in the CBD and increasing public transport 
patronage and active transport. The applicant has submitted a letter of offer to enter into a 
Voluntary Planning Agreement (VPA) with Council in respect of the car parking shortfall, under 
which a monetary contribution would be paid to Council in lieu of the shortfall of on-site car 
parking spaces. The proceeds from the VPA could be used to increase public parking supply or 
make transport-related improvements within the Campbelltown CBD. 
 
Issue  
 
The applicant’s justification for the proposed variation to Council’s car parking standard is poor, 
and the lack of a compliant level of on-site car parking would cause car parking demand to spill 
over into the adjoining Campbelltown Mall car park, surrounding Council-owned car parks and 
residential streets to the south of the Site. 
 
Comment  
 
Whilst the documentation exhibited as part of the application did have a poor justification of 
the proposed car parking variation, a subsequent submission of information contained a much 
stronger justification. This included a comparison of the car parking rates for commercial floor 
space within similar central business districts within Sydney, a discussion of gross floor area 
versus leasable floor area, and a letter of offer in relation to a Voluntary Planning Agreement. 
 
In relation to the potential spill-over of car parking demand into adjoining properties, whilst 
such an outcome is not expected to occur, ultimately if this does occur, it would be a matter for 
the owner of the affected property to address. Solutions could include timed parking, ticketing, 
patrols and legal action. Increased use of surrounding Council-owned car parks as a result of 
the proposed development in the short-term is likely, as this report identifies, however such an 
outcome is not a valid reason for the refusal of the application. Over the medium and long term, 
Council’s emphasis will be on reducing private car usage in the CBD and increasing public 
transport patronage and active transport, and therefore Council’s car parks could see less 
usage over time. Residential streets to the south of the Site are considered to be too far from 
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the Site to be an attractive car parking option for users of the Site. Nevertheless, even if this 
were to occur, this would not be a valid reason to refuse the application. 
 
Issue  
 
A Green Travel Plan should be required to be provided, so that the level of car usage by site 
users is commensurate with the number of car parking spaces at the Site. 
 
Comment  
 
A condition of consent requires the preparation of a Green Travel Plan for the proposed 
development and its distribution to all users of the Site. 
 
Conclusion 
 
Having regard to the matters for consideration under Section 4.15 of the Environmental Planning 
and Assessment Act 1979 and the issues raised above, it is considered that the application is 
consistent with the relevant planning legislation. 

 
Attachments 

4.1.1 Recommended Conditions of Consent (contained within this report)   
4.1.2 Architectural Plans (contained within this report)   
4.1.3 Landscape Plans (contained within this report)   
4.1.4 Letter of Offer to into a Planning Agreement (contained within this report)   
4.1.5 Clause 4.6 Variation Request (contained within this report)   
4.1.6 Heritage Impact Statement (contained within this report)   
4.1.7 Conservation Management Plan (contained within this report)    

Reporting Officer 

Executive Manager Urban Centres  
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5.  CONFIDENTIAL ITEMS  

5.1 Planning Proposal - Varroville 

Reason for Confidentiality 

This report is CONFIDENTIAL in accordance with Section 10A(2)((f)) of the Local Government Act 
1993, which permits the meeting to be closed to the public for business relating to the following: 
- 
 

details of systems and/or arrangements that have been implemented to protect council, 
councillors, staff and Council property. 
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